
 
 
File Number 

 PL 23‐029   
Contact 

 Kyle Deming 

Type   Vacation of Alleys  Planning Commission Date   March 14, 2023 

Deadline 

for Action 

 

Application Date 
 February 7, 2023 

60 Days 
 April 8, 2023 

Date Extension Letter Mailed 
 March 2, 2023 

120 Days 
 June 7, 2023 

Location of Subject 
 Between 52nd and 53rd Ave. W north of Wadena St. (Spirit Valley) 

Applicant 
 Center City Housing Corp. 

Contact 
 Nancy Cashman 

Agent 
 Bill Burns/Terri Crossmon 

Contact 
 Hanft Fride 

Legal Description 

 That part of the 16‐foot‐wide north/south alley abutting Lots 1‐18, Block 168 and Lots 6‐23, Block 

169, West Duluth 7th Division; and that part of the 10‐foot‐wide east/west alley abutting Lots 23‐

28, Block 169, West Duluth 7th Division. (see attached Exhibit A) 

Site Visit Date 
 March 2, 2023 

Sign Notice Date 
 February 28, 2023 

Neighbor Letter Date 
 February 24, 2023 

Number of Letters Sent 
 48 

 
Proposal:  Vacation of parts of two alleys to form a unified parcel in preparation for site development. 
 
Staff Recommendation 
Approval of the vacation contingent upon retaining a utility easement over part of the north/south alley. 

 

 

Summary of Code Requirements  
Vacation of public rights of way and/or easements require a Planning Commission public hearing with a 
Recommendation to City Council. City Council action is to approve or deny by resolution. Resolutions approving either a full 
or partial vacation require a 6/9’s vote of the council. 
 
UCD Sec. 50‐37.6.C – The Planning Commission shall review the proposed vacation, and Council shall approve the 
proposed vacation, or approve it with modifications, if it determines that the street, highway, or easement proposed 
for vacation: 

1. Is not and will not be needed for the safe and efficient circulation of automobiles, trucks, bicycles, or pedestrians or 
the efficient supply of utilities or public services in the city; 

2. Is not otherwise needed to promote the public health, safety, or welfare of the citizens of Duluth. 

 

   Current Zoning  Existing Land Use  Future Land Use Map Designation 

Subject   R‐P   Residential   Urban Residential 

North   R‐P   Vacant   Urban Residential 

South   R‐P   Residential   Urban Residential 

East   R‐P   Vacant   Urban Residential 

West   R‐P   Vacant   Urban Residential 

EXHIBIT C



Comprehensive Plan Governing Principle and/or Policies and Current History (if applicable): 
 
Governing Principles and Policies: 
The following Imagine Duluth 2035 Governing Principles should be considered when reviewing the request: 

 Governing Principle #7 – Create and maintain connectivity.  The proposed vacation will reduce connectivity overall, 
but will result in a unified parcel to support a larger format development. 

 Governing Principle #9 – Support private actions that contribute to the public realm.  Vacation will allow for the 
development of the block to support community housing needs. 

 Governing Principle #12‐ Create efficiencies in delivery of public services.  Vacation will reduce the need for future 
alleyway construction. 

 Housing Policy #1 – Increase density in and around the designated Core Investment Areas.  Vacation is in the Spirit 
Valley Core Investment Area and will allow for a modest increase in housing density over the previous dwellings. 

 Housing Policy #2 ‐ Provide affordable, attainable housing opportunities.  The vacation will support a development 
of a larger format affordable housing project. 

Future Land Use 

 Urban Residential:  Greatest variety of residential building types, medium to high densities.  Applicable to larger 
infill areas close to downtown, entertainment or activity centers.  Connected or adjacent to parks and open space.  
Overall residential density of 8 units/acre and up.  Design standards ensure pedestrian orientation and mix of 
housing. 

Zoning 

 Residential‐Planned (R‐P):  Established to provide a flexible development option for residential projects that 
integrate creative site design, provide a variety of housing types, provide unique on‐site amenities, conserve natural 
features, increase pedestrian connectivity, or otherwise result in a final product that provides a greater level of 
public benefit than would be required under the existing zone district. 

Related File:  PL23‐028 UDC Map Amendment 

History:  

 Ramsey Village Neighborhood Plan and associated Regulating Plan was approved by City Council in 2003. 

 Dwellings adjacent to the proposed alley vacations were torn down in 1994 and 2013. 

 The sanitary sewer in the alley is from 1928. 

Review and Discussion Items 

1. The proposal is to vacate existing alleys in preparation for development of a larger format building and parking in 
keeping with the zoning of the area.  With the larger format development, access through the middle of the block for 
vehicles and pedestrians is not needed. 

2. The proposal would not vacate all of the alleys in the block, thereby retaining the potential for vehicle and pedestrian 
connectivity for the portion of the block containing existing dwellings, one of which is using a portion of the alley for 
access to 53rd Ave. W. 

3. The proposal would retain a utility easement over that portion of the alley containing a municipal sanitary sewer pipe. 
4. MN Power has noted the presence of power line facilities in both the east‐west alley and the entire length of the north‐

south alley and has requested retaining a utility easement over both alleys unless the power lines are relocated.  
Discussions between the applicant and MN Power for the relocation of those power lines is underway and, therefore, 
staff recommendation is to retain utility easements over the entire length and width of both alleys unless the power line 
facilities are relocated and any replacement easements granted by the applicant. 

5. Currently, there remains a gravel alley that served the three dwellings removed from the northerly part of the block.  
This alley is useless at this point and will be removed if the petitioned vacation is approved. 

6. MN Power commented that there are power lines in both alleys proposed for vacation and City Engineering provided 
technical comments on the vacation exhibit.  No other comments have been received on the proposed vacations. 

7. Vacations of rights of way and easements lapse unless the vacation is recorded with the county recorder within 90 days 
after final approval. The vacation recording is facilitated by the City of Duluth. 



 

Staff Recommendation: 
Based on the above findings, staff recommends that Planning Commission recommend to City Council approval of the 
petitioned alley vacation and retention of a utility easement, as petitioned, with the following condition: 
1. The full width and length of the alleys proposed for vacation be retained as utility easements unless the applicant 

provides a written agreement for the relocation of power lines and any replacement easements are dedicated. 
2. The Council approve the vacation with at least a 6/9’s vote. 
3. Applicant must present a vacation plat meeting the City Engineer's requirements within 90 days of Planning 

Commission's recommendation or the application will be denied. 
4. The vacation must be recorded within 90 days of final approval by City Council, or such approval will lapse. 



!

!

!

!

!

!

!

!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!
! ! ! ! ! ! ! ! ! ! ! !

#
# #

#
#

#

#

#

#

#

#

#
#

#

#

# #

#

#

#

#

#

#

#

#

#

#

#

#

#

#

#

#

# # #

#

#
#

#
#

#

# # # #

#

#

#

#

#

# # ## #

#

#

#

#

#

#

#

#
#

#

#

#

#

#

#

#

#

#

#

#
#

#

# # # #

#

#

#

#

#

#

#

#

#

#

#

#
#

";MM

";MM

";MM";MM

";MM

";MM

";MM

";MM

";MM

";MM

";MM

";MM

";MM

";MM

";MM

";MM

";MM

";MM

";MM

";MM

";MM

";MM

";MM

";MM

";MM

";MM

";MM

";MM

";MM

";MM

";MM

WLSSD

WLSSD

WLSSD

WLSSD

WLSSD

Ñ

Ñ

Ñ

Ñ
Ñ

Ñ

Ñ

Proposed Alley
Vacation

Proposed Alley
Vacation

49
th

 A
ve

 W
 C

re
ek

N 
54

th
Av

e W

N 
53

rd
 Av

e W

N 
53

rd
 Av

e
W 

Al
ley

N 
52

nd
 Av

e W

N 
52

nd
 Av

e
W 

Al
ley

N 
51

st 
Av

e W

N 
54

th
Av

e
W 

Al
ley

N 49th Ave W

Wadena St

Gran
d Ave

Private Dr

431 N 51ST
AVE W

400 N 53RD
AVE W

5315
GRAND AVE

5314
GRAND AVE

5322
GRAND AVE

513 N 53RD
AVE W

515 N 53RD
AVE W

425 N 53RD
AVE W

430
N 54TH
AVE W

422 N 54TH
AVE W

524 N
52ND

AVE W

428
N CENTRAL

AVE

503 N 50TH
AVE W

24 , Reinforced
Concrete ,

217.674985 '
10 

inch
 , V

itre
ous

Clay 
Pipe

 ,

303
.43

941
1 '

10 inch , Vitreous
Clay Pipe ,

331.955048 '

8 i
nc

h ,
 Vi

tre
ou

s
Cla

y P
ipe

 ,
45

5.6
16

30
2 '

24
 , R

ein
for

ce
d

Co
nc

ret
e ,

23
8.6

65
68

4 '

8 inch , Vitreous
Clay Pipe ,

331.055196 ' 10 inch ,
Polyvinyl Chloride

, 332.011519 '

8 i
nc

h ,
 Vi

tre
ou

s
Cla

y P
ipe

 ,
35

3.4
99

60
3 '

24 , Reinforced

Concrete ,

386.294551 '

620
63

0

2",
 MD

PE

2", MDPE

2", MD
PE

3",
 MD

PE

2",
 MD

PE

2", MDPE

2",
 MD

PE

2", MDPE

2",
MDPE

2",
 MD

PE

2", MDPE

2", MD
PE

2", M
DPE

µ
Prepared by:  City of Duluth Planning & Economic Development, February 22, 2023.  Source:  City of Duluth.

Legend
Streams
! Other Stream (GPS)
Floodplain (UDC)

Flood Way
Parcels
Distribution Main

Water Main
Ñ Hydrant

Gas Main
Sanitary Sewer Mains

City of Duluth
WLSSD; Private

Storm Sewer Mains
# Storm Sewer Pipe
";MM Storm Sewer Catch Basin

Elevation
1 Ft contour
10 Ft contour
Undefined ROW Status

ROW Status
Utility, Active
Railroad, Active
Access, Active - currently in use
Road, Active - currently in use
Utility, Vacated - via recorded doc.
Road, Vacated - vacated
Railroad, Inactive - Dedicated, not built

The City of Duluth has tried to ensure that the information   
contained in this map or electronic document is accurate.
The City of Duluth makes no warranty or guarantee
concerning the accuracy or reliability. This drawing/data
is neither a legally recorded map nor a survey and is not
intended to be used as one.  The drawing/data is a
compilation of records, information and data located in
various City, County and State offices and other sources
affecting the area shown and is to be used for reference
purposes only. The City of Duluth shall not be liable for
errors contained within this data provided or for any
damages in connection with the use of this information
contained within. Aerial photography flown 2021
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From:
To:
Subject:
Date:

 Meggie Rosvold
 planning
File no PL23-029 disagreement 
Sunday, March 12, 2023 9:18:38 PM

To whom it may concern,
I Meggie Rosvold, owner of the property located at 5219 Wadena st Duluth MN, 55807. Have some major concerns
in regard to building another low income housing complex on the land behind my home. The current tower in front
of my home, houses people with mental health issues, heavy drug addicts, abuse, pure and utter chaos, aggressive
people, thieves, and semi homeless people. I have had numerous issues with the low income building already
located in this street. I have a 3 year old son, and taking a walk down my sideway on my dead end road and across
the street from my home I have found needles. I have had the people from that building wind up drunk naked on my
front porch after climbing over my deck. I have had countless things stolen from my deck and behind my house due
to the people that come from that building. I have had to call the police countless times on drunks, disturbances,
fights, and ridiculously scary behaviors. It had come to a very scary place to raise my child. I own the home so I
can’t just pack up and leave. I also rent out the other part of my duplex and my tenants are not comfortable with the
current situation of drug addicts on our block, and definitely not comfortable with more coming in with the building
behind my home. We do not need anymore low income properties here. It is quite frankly absolutely ridiculous,
scary, life threading, and terrifying to think we would have more of this behavior but from behind the house. If it
was normal housing, or something to better this community, a community garden, a habitat center, anything to better
the area is ideal. But the thought of adding more “housing” for “low income, is by far from ideal. It is an absolute
recipe for disaster. And as an owner of the property with this “plan” located directly behind my home where I am
raising a family and also use for a rental property, I am by far in disagreement to this. Everyone on this block is in a
disagreement to this as It is our block, we bought homes on a dead end road for a reason and we still get issues from
the current building. Another one will absolutely be a recipe for disaster.
-Meg Rosvold

mailto:planning@DuluthMN.gov



